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STAFF REPORT TO THE PLANNING COMMISSION 
FOR CONSIDERATION AT THE MEETING OF OCTOBER 19, 2016 
 
Prepared by: Cindy Gnos, Contract Planner 
   Raney Planning & Management, Inc. 
 
Approved by: Forrest Ebbs, Community Development Director 
 
Date:   October 14, 2016 
 
Subject: Aviano Use Permit and Design Review 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission approve the use permit for phases two 
and three and the design review application (AR-16-02) for the 533-unit single family 
subdivision known as Aviano subject to the conditions contained in the attached 
resolution (see Attachment B). 
 
ENTITLEMENTS 
 
The applicant, Aviano Farms, LLC requests design review approval of the 533 single 
family homes, as well as the accompanying mailboxes, landscaping, parks, sound walls, 
fencing, and entry features.  In addition, a use permit is being requested for phases two 
and three.  The project site is located on the easterly side of the Sand Creek Focus 
Area of the General Plan, west of the current terminus of Hillcrest Avenue, east and 
north of Dozier-Libbey Medical High School (APNs 057-050-022, 057-030-005) (see 
Attachment A).  Each entitlement is described in detail below: 
 
1. Design Review: Design review approval for the 533-unit single family 

development consisting of building architecture, mailboxes, landscaping, parks, 
sound walls, fencing, and entry features. 
 

2. Use Permit: A use permit for the second and third phases of the 533 single family 
development consisting of 227 units and 179 units respectively.  The Zoning 
Ordinance requires that a use permit be approved prior to the construction of any 
phase of an approved PD district.  

 
BACKGROUND  
 
The project site was previously entitled by the City of Antioch in 2009 for the 
development of a 533-unit active adult community, called the Aviano Adult Community 
Project.  The current project applicant, Aviano Farms LLC, proposed a similar 
development for 533 single-family market rate homes, removing the “age restriction” 
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component of the previous project.  On September 8, 2015, the City Council approved 
the following entitlements for the current project: 
 
1. Resolution adopting the Addendum to the Environmental Impact Report for the 

Aviano Adult Community Project.  
2. Ordinance approving a Development Agreement between the City of Antioch and 

Aviano Farms LLC. 
3. Resolution approving a General Plan Amendment for purposes of amending the 

Sand Creek Focus Area text to allow small-lot single family residential uses on-
site (GP-15-02). 

4. Ordinance approving a rezone to modify the current Aviano Adult Community 
Planned Development zone standards (PD-14-01). 

5. Resolution approving a Vesting Tentative Map/Final Development Plan and Use 
Permit for Phase 1 consisting of 127 units (UP-14-15). 

 
The Aviano Project is a residential development on a portion of approximately 184 
acres.  The project is comprised of 533 single family units on 107 acres, including local 
streets; 16.9 acres of parks, including basins; 15 acres of private parks (11.4 exclusive 
of basins); 12 acres of arterial roads (including Hillcrest Avenue, Sand Creek Road, 
Dozier-Libbey Road and master entry roads); three acres of arterial road frontage 
landscaping; 10 acres of landscaping/basins/Sand Creek regional trail south of Sand 
Creek Road; and 35 acres of open space south of Sand Creek Road.  The current 
project would also include construction of roadway and utility improvements that would 
serve the AUSD Dozier-Libbey Medical High School (Medical High School) adjacent to 
the southwest corner of the site (Hillcrest Avenue, Sand Creek Road and Dozier-Libbey 
Road).  
 
ENVIRONMENTAL REVIEW 
 
An Environmental Impact Report (EIR) was prepared in 2008 and certified in 2009 for 
the Aviano Adult Community project in conformance with the California Environmental 
Quality Act.  On September 8, 2015 the City Council approved the resolution adopting 
the Addendum to the Environmental Impact Report for the Aviano Adult Community 
Project, which determined 1) substantial changes were not proposed in the project which 
required major revisions to the 2008 EIR, 2) there were no substantial changes with 
respect to the circumstances under which the project was being undertaken that required 
major revisions to the 2008 EIR, and 3) there was no new information which was not 
known or could not have been known at the time the 2008 EIR was certified.  The 
proposed design review and use permit request is consistent with the project analyzed 
in the Addendum; therefore, no further environmental review is required. 
 
ANALYSIS 
 
Issue #1: Design Review 
 
The proposed project would be built in three phases.  The first phase includes 127 
homes on the northeastern portion of the site, Hillcrest Avenue up to the entry, and the 
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southeast basin located across Sand Creek Road.  The second phase includes 227 
homes located within the center of the community up to the northwestern corner, the 
four central basins, and the extension of Hillcrest Avenue down to Sand Creek, and 
Sand Creek Road to the southern entrance of Aviano.  The third phase includes the 
remaining 179 homes located along the southern edge of the project, the final 
southwestern basin across Sand Creek Road, and the remaining street improvements 
along Sand Creek Road to Dozier-Libbey Road.  Per the September 8, 2015 conditions 
of approval, Park Parcels ‘L’ and ‘P’ are not required to be built until the 225th and 319th 
building permit.  The phasing plan is shown in Attachment C. 
 
The project includes community entryways incorporating monuments, signage, stamped 
colored asphalt, and tree-lined corridor accent planting (see Attachment D).  Project 
open space is of a natural character and the detention ponds, located throughout the 
project site create a wetland feel serving as visual amenities to the community.  The 
open space contains pedestrian pathways, meadows and multi-use areas, picnic and 
BBQ seating areas, perennial gardens, and a large flexible use field. 
 
The project includes twelve different floor plans, each having three different elevations 
ranging from Tuscan, Italianate, Craftsman, or Farmhouse (see Attachment E for plans 
for 50 foot wide lots and Attachment F for plans for 60 foot wide lots).  The one- and 
two-story massings are broken up with brick and stone wainscoting, as well as shingle, 
lap-siding and board and batten gable end and second story treatments. 
 
Stantec Architects conducted a peer review of the proposed architecture and building 
design, landscaping and open space, sound walls, and entry features.  The proposed 
project was reviewed for compliance with the City of Antioch Citywide Design 
Guidelines Manual, General Plan Community Image policies, applicable City 
departmental requirements, applicable State regulations – including the updated 2015 
Model Water Efficient Landscape Ordinance (MWELO), and industry standards.  
 
Stantec concluded that as submitted, the project’s home, community, and landscaping 
designs did not fully comply with the Design Guidelines.  Stantec determined overall, 
the house plans lacked direct and consistent connectivity to the street.  Most of the front 
elevations emphasized the garage, and some had concealed entries and small porches.  
Stantec suggested using light colors on the garages and widening the entry porches 
and doors. 
 
The front elevation designs offer many differing home styles; however, the detailing was 
not carried through on many of the side and rear elevations as required.  In these 
locations the resulting rooflines become massive.  Stantec recommended re-sizing 
some of the windows, adding overhangs to the rear door, and adjusting some of the roof 
angles/pitch as improvements for these elevations. 
 
Many of the development entries and monoliths are not coordinated with the home 
styling.  Stantec suggested unifying the elements and types of walls and fences along 
with furnishings for the Lifestyle Hub.  For example, coordinating the same type of 
stone, reducing the amount of stone, adding a trellis as trim rather than the top feature 
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of a column on the monolith and adjusting fence styles for consistency with the design 
guidelines have been made.  Stantec recommended unifying the cap and pilasters used 
on the sound wall and adding a differing color stone to break up the mass. 
 
The following revisions to the proposed design have been made based on Stantec and 
staff’s recommendations. 
 
Architecture 
 
The project includes twelve different floor plans, each having three different elevations 
ranging from Tuscan, Italianate, Craftsman, or Farmhouse. 
 
Per Stantec’s recommendation, the applicant has extended the entry porches to five 
feet for the floorplans with the side entry to make the porch more visible and welcoming. 
These homes will also primarily be located on corner lots.  In addition, based on 
Stantec’s suggestions and staff’s inclusion of condition of approval (COA C.1), side and 
rear elevations will be enhanced at all community edge lots (see Attachment G).  In 
addition, staff has included COA C.2, which requires side and rear elevations to be 
enhanced for properties that abut the pedestrian open space areas.  The enhanced 
elevations could include additional trim, decorative window shutters, and continue the 
wood, brick, or stone siding consistent with the front elevations as indicated in the 
Aviano 5000 and 6000 Building Articulation Plans dated August 2016 (see Attachments 
E and F).  
 
Based on Stantec’s design recommendations, the following revisions have been made 
to specific Aviano 5000 plans: 
 

 The arched entry for Plans 2, 3, and 4 has been omitted to take away the 
squeezed down porch feel.   

 The Plan 2-Tuscan arches have been replaced with squared off openings. 

 The front porch entry for the Plan 2-Farmhouse design has been revised to 
include a gable roof to break up the roofline. 

 The window sizes for Plan 4 have been revised for consistency where applicable.  
 
Landscaping, Parks, and Open Space 
 
Per Stantec’s recommendations, the applicant submitted an overall landscape plan, 
which includes a street tree diagram and complete plant list.  The applicant has included 
additional screen plantings and plantings inside the basins.  In addition, the open space 
and trail areas include enhanced seating and bike racks.  
 
On June 9, 2016, the Parks and Recreation Commission reviewed the conceptual plans 
for parks and trails proposed within the Aviano development project.   The Commission 
approved the conceptual plans with the following recommendations. 
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- Parcel L park design shall be complementary to the existing Chaparral park; 
surface treatments, fencing, planting, irrigation, amenities 

- Parcel P park design shall be planned and developed per the conceptual plan 
that was presented, commonly known as “Plaza” option 

- Sand Creek Trail design shall be consistent throughout the entire corridor; 
recommend historically native landscaping 

- Recommend Dog Park designation along western edge of Parcel P park and 
open space corridor 

- Final park designs approved by City 
 
The Aviano project includes the development of two park parcels (Parcel L and Parcel 
P) and trails and landscaping around the C.3 storm basins along the PG&E right-of-way 
(see Attachment D).  The Parks and Recreation Commission recommended that the 
design tie the park area and the PG&E easement area together.  It also recommended 
a visible demarcation between the portions of the park that will be maintained by the 
Homeowner’s Association (HOA) (C.3 basins in the PG&E easement) and the portions 
that will be maintained by the City Landscape and Lighting District (Parcel L and P 
Parks). 
 
Parcel L Park 
 
The Parcel L Park is located near the northern boundary of the project site and will 
serve as an extension of the existing Chaparral Park to the north.  Surface treatments, 
fencing, and planting will be complementary to Chaparral Park, including irrigation for 
ease of maintenance.  The Parcel L Park includes turf lawn and native plans on berms 
with trees and shrubs along ADA compliant pedestrian walking paths. 
 
Parcel P Park 
 
The Parcel P Park is located near the southern portion of the project site adjacent to the 
C.3 basins and the main entry to the development on Hillcrest Avenue.  The Parcel P 
park consists of a large play field/meadow, a shade structure with picnic tables and 
barbecue, and a children’s play area including a play lot large enough to provide 
playground equipment, including swings, for children ages 2-12.  The Parcel P Park will 
also provide trash and recycling receptacles, bicycle racks, and drinking fountains near 
the children’s play area and meadow/field.  All pedestrian walkways will be ADA 
compliant and constructed of concrete and wide enough for use by City or HOA 
maintenance vehicles. 
 
Trails and C.3 Basin 
 
The Aviano development includes several C.3 basins for stormwater runoff and water 
quality purposes.  The C.3 basins are located within the existing PG&E easement that 
traverses the entire project site.  In addition, the C.3 basins include meandering 
pedestrian walkways that connect the Parcel L and Parcel P park areas.  The HOA-
maintained C.3 drainage basins/trail areas and the City maintained park areas will be 



6 
 

separated by decorative (non-fence) means such as edge of walkway or meandering 
cobble band. 
 
Entry Features and Sound walls 
 
Per Stantec’s suggestions, the applicant has updated the lighting style at the entryways 
and three entry wall monuments to better match the architectural style of the 
development. 
 
Mailboxes 
 
Staff has included COA C.3 that requires the applicant to submit re-design of the 
mailbox units prior to building permit approval, subject to review and approval by the 
City of Antioch Community Development Director. 
 
Conclusion 
 
Based on the design revisions and the COAs included in the attached resolution (see 
Attachment A), staff recommends design review approval for 533-unit single family 
development consisting of building architecture, mailboxes, landscaping, parks, sound 
walls, fencing, and entry features. 
 
Issue #2: Use Permit 
 
The Zoning Ordinance requires a Use Permit for each phase of development of the 
subdivision prior to the issuance of any building permits.  The proposed Phasing Plan 
(Attachment C) indicates the development of the project in three phases, developing the 
northeast portion of the site first and progressing in a counterclockwise direction.  The 
applicant is requesting a Use Permit for the second and third phases which includes 
227 units and 179 units respectively.  The proposed phasing is consistent with the 
phasing outlined in the original tentative map approval.  Staff recommends approval of 
the Use Permit. 
 
ATTACHMENTS 
 
A Vicinity Map 
B Resolution 
C Phasing Plan 
D Revised Tentative Map Book (August 2016) 
E Aviano 5000 Plans 
F Aviano 6000 Plans 
G Enhanced Elevation Exhibit 
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